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C. Downtown NDP Process

| Figure 2-2 shows the series of steps that were followed to develop the Preferred Plan
Concept. The steps follow those outlined in the Town Council’s policy on district
planning which was adopted in April 2007, and provide the organizing framework
for this report. The process steps include:

1. DNDP Framework, including identification of the study area boundary,
guiding principles and initial issues.

2. Existing Issues, Opportunities and Constraints.

3. Alternatives Development and Refinement.

4. Preferred Alternative Selection.

Chapter 3 of this report describes the Framework, existing conditions, issues,

opportunities and constraints. The process to develop and review alternatives for

the DNDP study area is described in Chapter 4. Chapter 5 includes a complete
| description of the DNDP Preferred Plan-Concept and related recommendations.

| How the NDP Process Worked

Study Area Developing > Consensus on a
Understanding Alternatives Preferred Concept

sa . . * Land use, mobility &
Identify: Develop Alternatives infrastructure concepts

+ Existing Conditions + Analyze Pros and * Implementation

strategies
Cons 9

* Issues, Opportunities * Review & acceptance

& Constraints
* Next steps

Planning Commission Planning Commission
- Workshop g VWorkshop Caad VWorkshop

Figure 2-2: NDP Process
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D. Community and Agency Engagement

One of the important goals of district planning is to involve the public and key
stakeholders, to ensure that relevant issues and concerns are addressed, and that the
planning outcomes are based on community consensus to the extent possible. The
DNDP process included a significant community engagement process, through the
involvement of a Focus Group, public workshops, meetings with the Planning
Commission and Town Council, and consultation with various agencies with
interests in the study area.

1. Community and Focus Group Meetings
The meetings that were held during the course of the NDP process are listed in

Table 2-1 below. As shown in the table, a total of five focus group meetings,
three community workshops, an open house held over the course of two days,
and six meetings with Planning Commission or Town Council were held. Two
week advanced notification of each community workshop ensured a broad and
inclusive public process. The public was also able to comment via internet
surveys created by MMSA throughout the process.

The DNDP Focus Group was an extremely important component of the
planning process. The Focus Group consisted of 15 members with varied
interests that represented a cross section of the community, including property
and business owners along Main Street. Appendix A lists the members of the
Focus Group, and includes notes from each of the meetings that were held with
this group. In general, the role of the Focus Group was to provide direction,
comments, and initial feedback on materials prior to broader public review.

Table 2-1: Key NDP Meetings and Workshops

Date

Workshop/Meeting

Meeting Subject

August 26, 2009

Planning Commission Meeting

Review Framework and make
recommendation to Town Council

September 16, 2009

Town Council Meeting

Approve Framework

September 17, 2009

Focus Group Kick-Off Meeting
#1)

Review Framework Guiding Principles and
critique Hart Howerton Concept

October 13, 2009

Focus Group Meet (# 2) &
Community Workshop

Discuss existing conditions, issues,
opportunities and constraints analysis;
Provide input on preliminary alternatives
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Date

Workshop/Meeting

Meeting Subject

November 5, 2009

Community Workshop

Discuss existing conditions, issues,
opportunities and constraints analysis;
Provide input on preliminary alternatives

December 15, 2009

Focus Group Meet (# 3)

Discuss preliminary alternative concepts

January 29, 2010

Focus Group Meet (# 4)

Confirm two Alternatives: Greenway and
Downtown

February 19 & 22, 2010

Open Houses

Review DNDP progress to date, ask

questions, provide comments

Discuss two Alternatives: Greenway and
Downtown

February 23, 2010 Community Workshop

Presentation of DNDP progress to date, ask

March 23, 2010 . .
questions, provide comments

Mobility Commission Meeting

. . Presentation on progress to date, includin,
Planning Commission prog > g

May 12, 2010 . preliminary information on the preferred
Presentation
| plarconcept
May 24, 2010 Focus Group Meet (# 5) Review Synthegs Alternative and DNDP
Recommendations

| June 23,& July 14 & 28, Review DNDP Report and make

Planning Commission Meeting

2010 recommendation to Town Council
| j20 1 0 gustSeptember Town Council Meeting Consider DNDP Report

2. Agency Consultation

A number of different agencies have property ownership and other interests
within the study area; consultation with these agencies during the course of the
process was therefore critical. These agencies include:

e California Department of Transportation (Caltrans), who owns the
majority of the right-of-way for Main Street/State Route 203 and is
responsible for the design, construction, maintenance, and operation of the
California State Highway System. In addition to these jurisdictional
responsibilities, the Town was awarded a significant grant through Caltrans’
Community Based Transportation Planning (CBTP) program, to engage in
planning for Main Street and other commercial corridors, which has funded a
significant portion of this NDP Planning effort.

e The United States Forest Service (USFS), a Federal land management
agency, controls a substantial amount of property at the east end of Main
Street, mostly outside of the Town’s Urban Growth Boundary (UGB). The
USES was involved in the development and discussion of DNDP
alternatives.
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e Mono County and the Town own the majority of the Civic Center site, at
the southeast corner of Sierra Park Road and Main Street. Mammoth
Hospital, located south of the Civic Center site, has an option for a portion

of this property.

e Mammoth Unified School District (MUSD) operates the public school
system in Mammoth Lakes, and owns property north of the schools that
abuts the DNDP study area.

e Utlity and service providers, such as Mammoth Lakes Fire Protection
District (MLFPD), Mammoth Community Water District (MCWD),
Eastern Sierra Transit Authority (ESTA), and MMSA, have a
considerable interest in the planning process because recommendations of
the DNDP may have implications for the services they provide.

Table 2-2 summarizes the key agency meetings held throughout the DNDP
process.

Table 2-2: Agency Meetings

Date Agency Meeting
September 28, 2009 US Forest Service
October 7, 2009 Caltrans District 9
iii‘ﬁ;g (every Thursday as b - moth Mountain Ski Arca (MMSA)
November 17, 2009 Caltrans District 9

Mammoth Lakes Fire Protection District (MLFPD) and

January 7, 2010 Mammoth Lakes Police Department (MLPD)

January 15, 2010 Mammoth Unified School District (MUSD)

January 19, 2010 Eastern Sierra Transit Authority (ESTA)

January 19, 2010 Mammoth Lakes Trails and Public Access (MLTPA)
January 27, 2010 Mammoth Community Water District (MCWD)
February 11, 2010 Caltrans District 9

May 10, 2010 Caltrans District 9

E. Related Plans and Studies

A number of related documents, studies and plans were referenced during the
preparation of the Downtown NDP. In addition to the General Plan and Zoning
Ordinance, these include district planning studies developed for neighboring
districts, as well as town-wide strategic planning documents.
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1. General Plan and Zoning Ordinance

All of the properties within the DNDP Study Area are subject to the Town’s
General Plan and Zoning Ordinance. Relevant standards and other guidance for
the study area established by the General Plan and Zoning Ordinance are
outlined in Chapter 3.

As noted above and in Chapter 3, district planning is called for in the General
Plan. The General Plan also describes the town’s various planning districts and
their characteristics, which are used as a basis for the Framework approved by
the Town Council and Planning Commission that guides the development of
each district plan.

2. District Studies

The DNDP study area extends over multiple districts, including the Main Street
and Shady Rest districts and portions of the Old Mammoth Road and Gateway
districts. District planning has been completed for the North Old Mammoth
Road District through the North Old Mammoth Road Special Study (NOMRSS).
The Shady Rest District Study (SRDS) was initiated in spring 2008, but was not
completed because the applicant was unable to pursue the proposed Shady Rest
Master Plan update. No separate district planning effort, other than the DNDP,
has been initiated for the Main Street or Gateway districts. A brief outline of
each of these studies is provided below. Consideration of each of these studies
was included during the development of the DNDP study and in the formulation
| of the Preferred Plan-Concept.

a.  Shady Rest District Study

The SRDS completed an analysis of opportunities and constraints and the
development of preliminary alternative concepts for the Shady Rest Site.
The preliminary alternative concepts included a range of densities, unit types,
parks/open space, and setrvices such as child care and transit. The SRDS
work was considered in the DNDP, and recommendations specific to the
Shady Rest District are included.

b. North Old Mammoth Road District Special Study (NOMRDS'S)

The NOMRDSS encompasses approximately 48 acres along Old Mammoth
Road from Main Street to Sierra Nevada Road. The northerly portion of the
North Old Mammoth Road area (from Main Street to Tavern Road) is
included in the DNDP study area. The recommendation of the NOMRDSS
was for the NOMR area to remain as a mixed-use district with ground floor
retail and residential above, public gathering spaces, and feet-first design. The
NOMRDSS was accepted by Town Council in November. It is not the
intent of the DNDP to modify or change the recommendations of accepted
district plans; therefore, the NOMRDSS recommendations are incorporated
into the DNDP.

10



Downtown Concept for Main StreetNeighborhood District Plan-Report |

Chapter 2: Introduction and Background

¢.  North Village District Planning Study (N1”DPS)

The NVDPS includes the North Village Specific Plan area that is included in
the DNDP sphere of influence. This study recommended a place- and
character-based “transect” approach for the study area. The most intensive
development of commercial and lodging would be encouraged along both
sides of Minaret Road and at the “four corners” intersection of Main Street
and Minaret Road. The NVDPS was accepted by Town Council in mid-
2009. The recommendations from the NVDPS were considered during the
DNDP process.

d.  Sierra Star Master Plan Planning Study (SSMPPS)

The SSMPPS includes the Sierra Star Master Plan area, which is partially
within the DNDP sphere of influence. The SSMPPS was developed as a
draft, but the process was placed on hold by the applicant in 2008, along with
the Sierra Star Master Plan Update, due to the economic downturn. Relevant
information from the SSMPPS was considered during the DNDP process.

3. Destination Resort Community and Economic Development Strategy
(DRCEDS)

DRCEDS is a three year strategic and operational plan for the Town, directed
toward implementation of the General Plan community vision of becoming a
premier, year-round resort community. With an economic focus, the DRCEDS
implements the 2007 General Plan, emphasizing the “triple-bottom line.” As
stated in the General Plan: “The values of the community also encompass
making decisions that benefit the community’s social, natural, and economic
capital — the triple bottom line.” The DRCEDS establishes a blueprint to be
used to guide actions and the allocation of Town resources toward destination
resort goals, including the identification and refinement of place-specific urban
design, facilities and economic investment opportunities through district
planning.

4. Draft Facilities Planning Documents

Three draft Town of Mammoth Lakes planning documents are referenced in this
report.

a. Draft Trail System Master Plan (TSMP) (February 2009)

The Draft TSMP includes recommendations to achieve an integrated system
of infrastructure and programs to support recreation and mobility while
connecting various nodes throughout town. The Draft TSMP incorporates
MLTPA’s GIC points, which are key public access and trail points. Trails
planning for internal trails systems within specific districts are deferred to the
district planning process. The Town will be undertaking CEQA review of
the TSMP in 2010, with a goal of adopting the Plan by mid-2011.

11
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b. Draft Parks and Recreation Master Plan (PRMP) (April 2008)
The Draft PRMP outlines the vision for developing parks and recreation
within Mammoth Lakes for the next 18 years. Once adopted, the Draft

PRMP will update the existing Parks and Recreation Element of the General
Plan.

. Draft Mobility Diagram

The Draft Mobility Diagram was prepared in 2006 to start looking at
opportunities to expand and improve the Town’s circulation system,
including pedestrian, bicycle, transit, parking, and automobile infrastructure.
The Draft Mobility Diagram was considered in developing recommendations
for the DNDP study area’s circulation system.

12



Chapter 3. Framework, Existing Conditions,
Opportunities and Constraints

This Chapter provides an overview of the DNDP Framework and the existing
conditions, issues, opportunities and constraints that were established during the
district planning process.

The Framework is a key component of the DNDP, since it provides the overall
guidance and scope of work for the planning effort. It defines the study area to be
addressed, establishes guiding principles based on the General Plan, and outlines the
initial range of issues, and subjects to be considered. The Planning Commission and
Town Council considered and approved the DNDP Framework in Fall 2009. The
components of the Framework are summarized below, and the complete Framework
approved by the Planning Commission and Town Council is included as Appendix
B.

A. Study Area Boundaries

Figure 3-1 and Figure 3-2 shows the DNDP study area, which covers approximately
210 aces and extends from the North Village to the Mammoth RV Park and
Welcome Center at the east entry to the town. The study area encompasses multiple
districts defined by the General Plan, including the entire Main Street and Shady Rest
districts, the north portion of the Old Mammoth Road District and the northwest
portion of the Gateway District. The inclusion of multiple districts within the study
area allows for a comprehensive planning effort for the Main Street corridor, and for
key interface and transition areas between Main Street and adjoining districts to be

addressed.

The relationship of the Study area to other Town boundaries is also illustrated in
Figure 3-1. The Welcome Center and USFS lands north of Main Street are outside
of the Town’s UGB. The study area includes properties zoned Commercial Lodging
(CL) and Commercial General (CG) along both sides of Main Street as well as Public
and Quasi Public zoned properties such as Fire Station #1, the Town/County Civic
Center site, and the Mammoth RV Park (USES land).

To organize and facilitate the analysis of the study area, five subareas were identified,
based on their location and characteristics. A complete description of existing
conditions within the study area and its subareas is provided in Section E of this
Chapter.

13
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The five subareas are also shown in Figure 3-1, and include the following:

e Subarea 1 — North Old Mammoth Road, Civic Center site, RV Park, and
Welcome Centet.

e Subarea 2 — Center Street and the Post Office.
e Subarea 3 — Shady Rest District.

e Subarea 4 — Mountain Boulevard and north/commercial end of Sierra
Valley Sites, and

e Subarea 5 — Viewpoint Road and commercial lodging uses.

B. Sphere of Influence (SOI) Boundaries

The sphere of influence for the DNDP encompasses a more extensive area to
consider in relationship to the Study Area in terms of surrounding uses,
relationships, and impacts. As shown in Figure 3-1, the SOI includes an area
bounded by Meridian Boulevard to the south and Forest Trail to the north,
encompassing the North Village, Sierra Valley Sites and Forest Trail area
neighborhoods.

C. Guiding Principles

The Framework’s Guiding Principles are based on the applicable Neighborhood and
District Character description from the General Plan. They indicate the key
characteristics and concepts that should guide planning for the study area. A
compiled, comprehensive list of Guiding Principles, as well as a summary list of key
principles for the DNDP study area is included in the approved Framework in
Appendix B. The complete list of guiding principles is lengthy, since it addresses
three major districts in the General Plan. However, there are a number of common
themes and ideas for each of these areas, allowing a “distilled” list of principles to be
developed, including the following (numbering does not indicate priority or
importance):

1. Mixed use (retail, commercial, hotel/lodging, workforce housing, parks, etc);
lively, animated with people on the street. Where appropriate, uses should allow
offices, residential housing and visitor accommodations above ground floor retail
oriented to the street.

2. Active day and evening and through all four seasons where appropriate (e.g.
anchor retail, services, open space and parks, entertainment uses/special events,
workforce housing, art, etc).

16
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3. Grand boulevard, most significant entry and exit for the town; determine
how to improve the appearance of State Route 203 and the entrance to town
(“sense of arrival”), including appropriate traffic calming.

4. Improve connectivity and circulation with bike and pedestrian paths,
sidewalks, roads, and transit; emphasize connectivity, especially feet-first
connections to the North Village and the resort corridor. Incorporate suitable
traffic calming measures and effective snow removal strategies (e.g. assessment
districts).

5. Pedestrian-oriented streetscape that is walkable year-round, landscaped,
accessible and safe.

6. Maintain views of the Sherwin Range, the Knolls and Mammoth Mountain
from public spaces and include significant tree preservation.

7. Assess strategic parking solutions tailored to context and location, including
both underground and at-grade parking. Convenient public parking facilities,
structured parking, small-scale surface parking, and shared and pooled parking.
Strip mall development pattern shifted where appropriate to a pattern of
commercial in front and parking in back with suitable screening of parking from
neighboring properties.

8. Provide public access to surrounding forest lands.

9. Energy efficient design and infrastructure and high quality architecture (i.e.
site and Mammoth appropriate, quality materials and finishes, geothermal heating
district).

10. Emphasize the unique qualities of and provide a sense of arrival, transition
and connection where appropriate to subareas within the district. Encourage a
transition to more visually cohesive and well-defined development from existing
“hodgepodge” of development types and uses (see specific characteristics in the
Neighborhood and District Character Element of the General Plan).

D. General Plan and Zoning

This section describes relevant General Plan and Zoning regulations for land within
the study area. As noted above, the General Plan identifies the areas requiring
district planning and a special study, which is being accomplished through the
DNDP (Actions L.1.D.1); it also incorporates a description of the characteristics of
each district including Main Street, Old Mammoth Road, and Shady Rest that were
used to develop the Framework Guiding Principles. Other related planning efforts
and documents are summarized in Chapter 2.

17
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1. General Plan Land Use Designations

The General Plan designates the DNDP area as a variety of land uses, including
Commercial 1, Commercial 2, High-Density Residential 1, Institutional Public,
and National Forest. General Plan land use designations for the Study Area are
mapped in Figure 3-3, and are summarized below:

e Commercial 1 (Cl1): The C-1 designation applies to Main Street properties
between the North Village and Mono Street/Post Office (Subareas 4 and 5)
and allows medium scale commercial mixed-uses. The C-1 density is six to
twelve residential units per acre and a maximum of 40 hotel rooms per acre.
Policy L.5.G allows up to 80 rooms per acre for hotels and hotel type
projects if certain Town objectives are met.

e Commercial 2 (C-2): The C-2 designation applies to North Old Mammoth
Road and most of Subarea 2 (Center Street and Post Office) and allows
medium and large scale commercial mixed uses. The C-2 density is the same
as the C-1 density.

e High-Density Residential 1 (HDR-1): The HDR-1 designation applies to
the Shady Rest Tract (Subarea 3, excluding the Shady Rest Road single family
neighborhood) and allows a density of six to twelve residential units per acre.
The General Plan states that the Shady Rest Tract is intended primarily for
workforce housing.

e Institutional Public (IP): The IP designation applies to property east of
Sierra Park Road and south of Main Street (southeast portion of Subarea 1)
and allows uses such as schools, hospitals, governmental offices and facilities,
museums, and related uses. Residential uses are not permitted, with the
exception of employee and student housing that is accessory to the College at
a maximum of four units per acre.

e National Forest (NF): The NI designation applies to property west-east of
Fire Station #1 and north of Main Street. These are lands administered by
the Inyo National Forest and are located outside of the Town’s Urban
Growth Boundary (UGB). No residential, commercial, or industrial
development is permitted outside the UGB, and adjustments to the UGB
cannot increase the acreage of developable land (Policies L.6.A and F).
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2. Zoning Code

Zoning designations for the DNDP correspond to those established in the
General Plan land use map, providing more detailed land use and development
standards for each area. As shown in Figure 3-4 they include Commercial
Lodging (CL), Commercial General (CG), Residential Multi-Family 1(RMF-
1)/ Affordable Housing (AH), Public and Quasi-Public Space (PS), and Open
Space (OS).

Commercial Lodging (CL): The CL zone corresponds to the General
Plan C1 land use designation. Accordingly, it is intended primarily for
transient lodging facilities and such supporting commercial uses. The
allowed density is 40 rooms per acre, but up to 80 rooms per acres may be
granted by the Planning Commission if appropriate community benefits are
provided.! The maximum residential density is twelve units per acre.
Allowable building height is 35 feet, but up to 45 feet may be granted by the
Planning Commission if understructure parking is provided.

Commercial General (CG): The CG zone corresponds to the General Plan
C2 land use designation. It is intended for office uses, retail, commercial
activities, and such other businesses and activities. The density and building
height standards are the same as the CL zone; however, residential uses are
not permitted as primary uses on properties fronting arterial streets in the
CG zone (i.e. Main Street and Old Mammoth Road).

Residential Multi-Family 1/Affordable Housing (RMF-1/AH): The
RMF-1 zone allows for higher density non-transient residential uses. With
the AH overlay zone that applies to the Shady Rest site only, residential units
are required to be purchased or rented based on criteria and formula
established by the State Department of Housing and Community
Development (HCD) for very low, low, and moderate income levels.  The
maximum density is twelve units per acre; however, the Shady Rest Master
Plan is more restrictive allowing a maximum of 172 affordable housing units
on the Shady Rest Tract.

' The zoning code reflects a previous standard that would allow this density increase in conjunction
with the provision of underground parking. The 2007 General Plan established a new policy that
supersedes this zoning code provision, only permitting the density increase where community benefits
would be provided. A Community Benefits/Incentive Zoning Policy was adopted in August of 2009,
which specifies more detailed requirements for the assessment of community benefits and incentives.
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e DPublic and Quasi-Public Space (PS): The PS zone corresponds to the IP
General Plan land use designation. It provides for adequate areas reserved
for the development and expansion of public uses such as government
offices and facilities, schools, hospitals. Development standards are deferred
to the use permit process, but cannot be less than standards prescribed for
similar uses in other zones.

e Open Space (OS): The OS zone is intended to be applied where it is
desirable and necessary to provide permanent open spaces to provide for
preservation of scenic and recreational areas. Development standards are
deferred to the use permit process, but cannot be less than standards
prescribed for similar uses in other zones.

State law requires consistency between the Zoning Code and the General Plan.
However, the adoption of the new General Plan resulted in a number of areas
where the Zoning Code is not completely consistent with the General Plan.
Because of this, and because a number of code sections do not reflect current
thinking in planning and development standards, the Town is beginning a
comprehensive update to the Zoning Code in 2010 that will correct may of these
issues. The update will also provide an opportunity to incorporate revised
standards and requirements to correspond to the recommendations of the
various district planning processes that have been undertaken, including the
DNDP.

E. Study Area Existing Conditions

The DNDP study area is large, with significant variety in its characteristics, features
and qualities. This section provides an overview and summary of the components
of the existing built environment, including land use and circulation systems, urban
design and topographical conditions. A graphic overview of existing conditions is
provided in Figure 3-5. Figure 3-6 shows the current mobility network within the
Study Area and Sphere of Influence.

1. Main Street Corridor (Portions of Subarea 1, and Subareas 2, 4 and 5)

The most significant defining feature of the study area is the Main
Street/Highway 203 corridor, which is the main corridor for residents and
visitors arriving to Mammoth Lakes, and the route to Mammoth Mountain Ski
Area (MMSA).

a.  Street Characteristics

The right-of-way (the area treserved by Caltrans and/or the Town for public
roadways and associated infrastructure) is close to 200 feet for most of Main
Street’s length; however, the actual primary roadway width and number of lanes
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varies considerably within the study area. While the primary roadway includes
four travel lanes, the eastern part of Main Street from Old Mammoth Road to
Manzanita Road includes a two-way center turn lane. Discontinuous two way
frontage roads parallel Main Street along much of its south side and parts of the
north side. From Manzanita Road to Minaret Road, Main Street consists of four
travel lanes with no center turn lane.

As a State Highway and arterial street, Main Street carries high volumes of traffic.
Currently, an average of between 10,000 and 18,000 vehicles are carried daily on
the section between Minaret Road and Old Mammoth Road; peak hour volumes
average between 1,000
and 1,600 vehicles.
Two signalized
intersections are located
at Old Mammoth Road
and  Minaret Road.
Additional  pedestrian
activated crossing
signals are also in place
at the Post Office and
Laurel Mountain Road.
Transit stops are placed
at various locations on

both sides of Main

Street. Pedestrian
infrastructure,  primarily
consisting of sections of a
pedestrian path or “promenade,” has been implemented over time, and while the
promenade is fairly complete along the eastern end of Main Street, it is not
completely connected, requires street crossings from north to south, and does
not exist at all along the west end of Main Street.

Transit shelter on Main Street without sidewalk access

Main Street ascends in elevation from east to west. Significant grade changes are
found from north to south at the west end of Main Street, while the east portion
is relatively flat. Spectacular views of Mammoth Mountain to the west and/or
the Sherwin Range to the south are visible at certain vantage points along Main
Street, as can be seen in the view sequence shown in Figure 3-7 and photos on
the next page.
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The significant grade change seen from the north to the south side of Main
Street can be seen in this photo

b.  Visual Character

In terms of visual character and use, Main Street does not present a particularly
coherent appearance. The overall characteristic of developed properties is of
low-rise one to three-story buildings, set back behind surface parking lots. A mix
of architectural styles are seen, including alpine-inspired pitched roofs and A-
frame style buildings, and buildings representing the aesthetics of the 1970’s and
1980’s when those commercial and lodging projects were developed. Uses are
varied, and include medium scale strip-commercial developments, standalone
single-use commercial and office uses, motels and some residential uses

Typical buildings and street character along the central portion of Main
Street
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some forested areas remain along Main Street, particularly the section east of Old
Mammoth Road, on the USFS property, and on some of the street’s
undeveloped parcels. Tree cover in other areas is intermittent, and on developed
parcels often limited to single specimen trees or small tree clusters.

2. North Old Mammoth Road Area (Portions of Subarea 1)

After Main Street, Old Mammoth Road is a key commercial corridor in
Mammoth Lakes. The three-lane arterial (two lanes plus center turn lane),
extends to the south from its intersection with Main Street, with sidewalks along
its length through most of the commercial district.

A street narrowing and streetscape improvement project in the 1990’s added
sidewalks, lighting and landscaping along Old Mammoth Road from Main Street
to Chateau Road. The corridor is largely developed with commercial uses such
as retail, restaurants, and other services; some residential, lodging, and mixed-use
projects are interspersed along Old Mammoth Road. Secondary commercial and
residential uses are found along neighboring streets. Existing buildings are
generally between one and two stories in height. The majority of parking is
provided by surface lots, although more of these lots are oriented to the side or
rear of commercial buildings, compared to Main Street.

Typical conditions along Old Mammoth Road
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3. Shady Rest (Subarea 3)

The Shady Rest area, shown in Figure 3-1 as Subarea 3, encompasses the vacant
25-acre Shady Rest Site (sometimes referred to as the Shady Rest Tract) and an
adjacent single family neighborhood on Shady Rest Road. The Shady Rest Site is
heavily forested and includes a wetland on the northwest portion of the property.

Limited access to surrounding streets and existing public right-of-way exists to
and from Shady Rest, but pedestrians use an informal network of paths to cut-
through from Sierra Valley Sites and surrounding residential neighborhoods to
Main Street and Old Mammoth Road. The Shady Rest site is the subject of a
Master Plan, adopted in 1991, that designated the site for 172 units of affordable
housing, along with open space areas that include the preserved wetlands.

Given its size and designation for affordable housing development, Shady Rest
provides a significant opportunity site within the study area. It is the largest
vacant parcel zoned for development in the DNDP study area, and is convenient
to amenities, services, and transit. The site is also large enough to accommodate,
with appropriate planning, a substantial number of workforce housing units,
while also allowing for a significant open space area that is convenient and
accessible for the community.

The Shady Rest site is forested, and crossed by numerous informal paths
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F. Sphere of Influence Existing Conditions

The DNDP sphere of influence (SOI) includes an area bounded by Meridian
Boulevard to the south and Forest Trail to the north. Uses within the SOI include
single family residential along Forest Trail and multi-family residential south and
west of the Shady Rest Tract (e.g. Sierra Valley Sites). The residents on Forest Trail
have complained of high speed drivers and cut-through traffic. In the Sierra Valley
Sites there have been flooding issues associated with the storm drain system. These
residential neighborhoods are important to consider in terms of conveniences such
as restaurants, retail and services, as well as traffic and noise impacts.

The west portion of the SOI includes the North Village Specific Plan (NVSP) and
Sierra Star Master Plan areas, which are designated as resort areas. The NVSP area is
a higher intensity mixed use district, transit hub, and resort node with a gondola to
the ski area. Providing appropriate transitions and access from the DNDP study
area to these districts is important.

The east portion of the SOI includes the hospital, schools, and USFS lands.
Recreational activities are available on USFES lands, including Shady Rest Park,
several campgrounds, and winter and summer trails. The industrial park and Trails
residential subdivision are located at the southeast corner of the SOI. These uses
provide opportunities for the siting of complementary public uses and facilities in
proximity to existing, similar uses.

G. Opportunity Sites

Figure 3-8 shows the pattern of land ownership within the study area, used as a
means to indicate locations where change or redevelopment opportunities are most
significant. In particular, larger, vacant properties with a common ownership, or
multiple single properties under one ownership that may allow for land assembly, are
considered to have a higher likelithood of redeveloping. The DNDP study treats
some of these as “opportunity” or catalyst sites, since they have the greatest potential
for change, on a large scale, that can set the stage for broader changes within the
study area.

Two important “opportunity sites” are located within Subarea 1 along Main Street.
The first of these is the Town/County owned property at the southeast corner of
Main Street and Sierra Park Road. While this site is the location of the new State
Court facility which began construction in 2010, the majority of the property remains
vacant.

The second major opportunity site is the USFS housing and maintenance facility,

which is located within a wooded property north of Main Street between Sawmill
Road and the Fire Station. The site currently accommodates USFS employee housing
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in a series of one-story buildings, as well as maintenance sheds used for equipment

| storage, and other buildings. The USES has expressed an interest in finding ways to
utilize this property more effectively, particularly in ways that may allow for upgrade
to the existing employee housing stock, and provide more employee housing
opportunities.

As noted above, the 25-acre Shady Rest Site is also a key opportunity site for
workforce housing within the Study Area.

H. Key Issues

Key issues for the DNDP were identified through the Framework process, and were
supplemented by input during the early meetings of the Focus Group and public.
This process was useful in focusing the scope of the study and in identifying items to
be addressed in greater detail. The complete list of issues identified during the
Framework is included in Appendix B, organized by a series of topics that
correspond to the elements of the General Plan.

To help organize the issues list and help focus the development of ideas and
strategies in the alternatives process, the issues list was framed under four
overarching themes:

1. Distinctive Places

This group of issues focused on the need to improve the character, appearance
and function of the downtown area to achieve the characteristics defined in the
General Plan. Issues under this theme include:

e Jack of a sense of arrival at the town entry and lack of a sense of place
(no “there there”).
e Lack of suitable gathering spaces for activities and special events.

e Incoherent visual character, with a “hodgepodge” of uses, building types
and development styles.

e Lack of a strong streetscape because buildings are set far back from the
street and behind surface parking.

e Poor visibility for local business due to berming of snow along Main
Street.

e The need to incorporate green spaces within the district, and to preserve
a certain amount of open space areas within the Shady Rest site.
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2. Mountain Character

This group of issues is most concerned with preserving the unique natural and
scenic environment of Mammoth ILakes, and with being responsive to local
climatic conditions, particularly during the winter. Issues under this theme
include:

e Need to ensure that future development continues to provide a sense of
the “Village in the Trees” while noting that this is a generally urbanized
area where significant tree cover on-site is not necessarily a primary
characteristic.

e Protection of significant public views of Mammoth Mountain and the
Sherwin Range, which are a signature feature of the district.

e Potential for shade/shadow and snow and ice impacts if buildings are not
propetly situated.

e Blocked visibility for businesses and an unattractive visual impression
caused by current snow management practices.

3. Walkable, Feet-First Environment

This theme addresses the need for a district that is well-connected for all modes
of transportation, including a pedestrian-scale and pedestrian-oriented
environment conducive to safe “feet first” transportation, as well as well
managed parking solutions. Relevant issues under this theme include:

e Poor connectivity and challenging pedestrian environment, particularly
for pedestrians. High vehicle speeds, high peak traffic volumes, and
width of Main Street make pedestrians feel unsafe.

e [Existing surface parking is inefficient, unattractive, and is not the best use
of land.

e Cut-through traffic, which is perceived as a problem by residents of
adjacent neighborhoods.

e Need for better signage and wayfinding, and for the mobility/circulation
plan to be better integrated with recreation nodes and the trail system
components within and beyond the district.

4. Sustainable, Successful Economy

This theme relates to the development of a successful destination resort
economy that functions year-round, to economic diversification that serves
visitor and community needs, and to providing a range of housing opportunities,
particularly for the local workforce. Relevant issues raised under this theme
include:
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e The need to create additional visitor opportunities to stabilize and

diversify the economy mid-week and at shoulder seasons.

e The fact that some local services, like grocery stores are “maxed out” at

peak times.

e Potential need for a broader range of services and amenities within the

district.

e The need to create a diversity of livable housing opportunities, for a

range of income levels, particularly on the Shady Rest site.

5. Other Issues

In addition to the above issues, a number of other issues were raised that were
related to the implementation and feasibility of planning for the DNDP Study

Areas. These include:

e Concern about property “takings” or down-zoning leading to loss of

existing development rights.

e Concern that existing businesses should be allowed to continue and
function if land use regulations and requirements change. (i.e. not

creating non-conforming uses).

e (Caltrans control of Main Street will continue to limit the ability to make

significant changes to the street’s function and operations.

e Many of the property ownerships within the district are fragmented,

making change more difficult to achieve.

e Neced to create appropriate transitions and buffers between more

intensively developed areas and surrounding neighborhoods.

I. Opportunities and Constraints

Based on the existing conditions and issues information gathered during the first
phase of the DNDP process, a list of opportunities and constraints was created:

Opportunity: Gateway. There is a significant opportunity to create a memorable
and distinctive welcome statement at the town’s entry along Highway 203, in the

vicinity of Sierra Park Road and Old Mammoth Road.

Opportunity: Develop Traditional Main Street Character. Main Street and Old
Mammoth Road are Mammoth Lakes’ primary commercial streets, with significant
potential to be re-oriented towards a more pedestrian-friendly “main street” feel,
similar to that seen in other small mountain towns and Sierra communities.
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Constraint: Caltrans Ownership. Caltrans owns the majority of the Main Street
right-of-way and is required to operate and maintain it consistent with State highway
standards, which may not always be compatible with other community goals.
However, in recent years, Caltrans’ perspective on how facilities like Main Street can
and should operate has evolved. Throughout the NDP process, the agency has
engaged in numerous discussions with the Town about feasible solutions for Main
Street that would be consistent with State highway standards as well as serve
community goals. The Town and Caltrans have also had discussions regarding the
feasibility and implications of transferring ownership of Highway 203 to the Town.

Constraint: Topography. Main Street has extremely varied topography, most
particularly at its west end, where there are significant grade changes from north to
south. This makes the installation of facilities like sidewalks very challenging because
of the amount of grading and earthwork required. In addition, the fact that
properties sit well above the grade of Main Street to the north, and below it to the
south, makes it difficult to create a strong street edge defined by building faces, as is
typically seen in a traditional main street environment.

Constraint: Outdated Zoning Code. The existing Zoning Code is yet to be
revised to reflect the updated General Plan, and includes development standards
(such as building setbacks and parking requirements) that may not result in the most
desirable urban design outcomes for the Downtown district, and may not
incorporate more flexible regulations and incentives to encourage needed
reinvestment.

Opportunity: Special Events Venues. Mammoth’s calendar of special events and
activities has continued to grow over recent years, adding new and larger events that
draw thousands of visitors. The Downtown district also contains a significant
portion of the town’s hotel rooms and retail businesses, providing an opportunity for
a range of new event venues to be developed close to existing lodging and services.

Opportunity:  Publicly-Owned Sites. There are two large publicly-owned
properties within the study area; the USFS property north of Main Street, and the
Town/County owned property located near the corner of Main Street and Sierra
Park Road. Both of these large sites offer potential opportunities to be developed
with public facilities and uses._The MUSD parcel south of the RV Park and adjacent
to the DNDP study area also offers potential opportunities for future development.

Constraint: Historic Development Patterns and Uses. The existing
development and circulation patterns within the study area have been formed over
many years, with many long-established and historic uses. Given the Town’s
commitment to avoid property takings, it will be important to work with private and
public property owners to find creative solutions and create appropriate incentives to
stimulate change.
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Opportunity: Views and Trees. Like most parts of Mammoth, the Downtown
area offers a number of views, particularly along the Main Street corridor to
Mammoth Mountain and to the Sherwin Range.  While many properties have
limited trees, the sense of a forest can be seen in the tree-covered hillsides and
neighborhoods north of Main Street, and backdrop of tree-tops rising behind
buildings and rooflines. These contribute a sense of place and character to the
district, and the views, in particular, are one of its key assets.

Constraint: Winter Conditions. Mammoth’s winter climate presents challenges for
site design, safety and operation. Snow must be removed and stored to keep
roadways clear, and ice tends to build up, particularly on the north sides of buildings
that receive limited sun exposure, creating safety hazards. When snow is piled up, it
looks unattractive and can block views of storefronts. While snow is a constraint,
there are also opportunities to improve snow management methods, as has been
seen along Old Mammoth Road, where business owners and the Town both
contribute to funding an efficient snow removal program.

Snow pushed into piles along Main Street blocks sightlines to businesses

Opportunity: Solar Access. While Mammoth receives significant winter snowfall,
it tends to occur in the form of winter storms, with lengthy periods of calm and
sunny weather. Because of the high number of clear days, businesses and residential
uses can take advantage of solar exposure, creating sunny and welcoming outdoor
spaces, even during winter months.
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Opportunity: Revitalized Business District. Traditional downtowns combining a
mixture of land uses (retail, housing, office, and public spaces), with relatively
compact blocks, sidewalks, and pedestrian-scaled environments have been a recipe
for the nation’s most successful commercial districts, in towns and cities of all sizes.
Mammoth’s downtown has an opportunity to take the lessons learned from these
other places, and use them to redefine the character of its existing commercial areas.

Constraint: Emergency Access. Although smaller scale streets and “calmed”
traffic may contribute to a better pedestrian environment, it will be important to
ensure that emergency access is planned for and that response times are maintained.

Opportunity: Trails and Feet-First Mobility Systems. The Town has drafted a
Trails System Master Plan that defines a comprehensive network of facilities within
the UGB and beyond. The draft TSMP, Sidewalk Master Plan, Bicycle Plan and
Draft Mobility Diagram also contribute components of the feet first network.
Completion and expansion of the feet-first system to safely connect recreation access
points, trails, residential areas, and businesses is a key opportunity for the Downtown
NDP.

Opportunity: Transit. Providing transit as an alternative to private automobile use
is an important opportunity. Mammoth Lakes has seen transit ridership rise steadily
over the past five years, indicating that many residents and visitors find it to be an
attractive and convenient alternative to driving. The North Village gondola has also
proven to be an extremely popular facility, carrying thousands of skiers during the
winter, and supporting the North Village as a pedestrian-oriented visitor hub. As a
rule, higher intensity development is more conducive to an efficient and cost
effective transit system, since it maximizes ridership and access to key transit
destinations.

Opportunity: Parking. Most parking in the Downtown area consists of private,
surface parking lots. Some properties provide more parking than necessary, while
others find it difficult to provide sufficient parking given their site constraints.
Strategies such as shared parking, on-street parking, and pooled public parking,
which are currently limited in the Downtown, represent opportunities to increase the
efficiency and convenience of parking to support land uses and transit.

Constraint: Funding. Shortfalls in funding, and public and private sector financial
limits are a potential constraint to significant change in the Downtown area. This is
also an uncertain economic climate, and the Town has no redevelopment agency or
plan in place that could channel financial resources to large scale public
improvements. Any large scale plan or project must recognize the real-world
constraints of funding and financing for desired improvements, and must be realistic
in terms of the scale and phasing of improvements.
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Constraint: Seasonal, Remote Location. The existing visitor attractions in
Mammoth Lakes are most strongly oriented towards winter recreation, and are
therefore subject to seasonal variation, and year-on-year snowfall patterns. In
addition, the town is remote from major population centers, requiring a strong draw
for visitors to invest time and money to visit here. While year-round air service has
helped to bridge the gap, there is a need to expand the range of year-round
recreation opportunities and visitor attractions, and to offer new and different
reasons for visitors to choose to visit Mammoth Lakes, and when here, to stay for
longer periods.

Opportunity: Re-Investment in Underutilized Properties. Many opportunities
exist within the Downtown that may provide a catalyst for revitalization. As the
Town has become increasing built out and vacant land for development more scarce,
attention has begun to turn to properties that are considered underutilized in terms
of the quality and amount of development they currently contain. This has been
seen in the recent approvals of redevelopment on the Holiday Haus and Swiss Chalet
sites, both built during Mammoth Lakes’ eatlier periods of growth. Main Street, as
one of the earliest development areas within Mammoth, contains a disproportionate
share of older lodging and commercial properties that may provide opportunities for
reinvestment and change.

Constraint: Fragmented Property Ownerships and Interests. Many properties
on Main Street are small, with different owners and interests, which can make
redevelopment and larger scale change much more challenging.

Opportunity: Workforce and Market Rate Housing. Although housing prices
have dropped in recent months, much of the housing stock in Mammoth Lakes
remains unaffordable to local residents. Increasing the number of mixed-use
projects (e.g. ground floor retail with housing above) and redeveloping Shady Rest as
a livable workforce neighborhood, provide significant opportunities to build new
housing, of a range of types and affordability levels.

Constraint: Neighboring Residential Uses. Development patterns and zoning
within and surrounding the Study Area present some unique challenges, particularly
where residential neighborhoods (such as Sierra Valley Sites and the Forest Trail
neighborhoods) abut commercial areas. It will be important for the DNDP to
provide for appropriate transitions to these neighborhoods, and to consider and
mitigate potential impacts such as neighborhood traffic.
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Chapter 4. Alternatives

This chapter provides a summary of the various concept alternatives that were
considered in developing the DNDP Preferred Plan-Concept. An important starting |
point for development of the alternatives was the Hart Howerton Concept (see
Chapter 1) which was thoroughly critiqued by the Focus Group at their first meeting.
While most agreed that the Hart Howerton concept, in its entirety, was not the
“right” plas-concept for the Downtown, it did include a number of interesting and |
valid ideas, the best of which were carried forward into the alternatives process.

Early input to develop the alternatives included brainstorming ideas about the form,
function and character of each of the subareas within the study area, and the type of
place it should be in twenty years. Many of these ideas, which covered a broad range
of issues and themes, were incorporated into the alternatives.

Alternatives development and review was a three step process, including review and
input by the Focus Group and public at each phase, to narrow down and focus on
the strongest consensus ideas and arrive at a Preferred Plan-Concept: |

e Development and review of four Preliminary Alternative Concepts,
e Revision of the four preliminary concepts to two Refined Alternatives, and

e Creation of a single Preferred Plan-Concept, which was a synthesis based on
the preferred components from the two Refined Alternatives.

A. Preliminary Alternatives

Based on a critique of the Hart Howerton Concept, Framework, existing conditions,
opportunities and constraints, and input from the Focus Group, public, and agency
partners, four preliminary alternative concepts were developed, reflecting a range of
potential change from minimal change in the “Polished Plan” to a more substantial
amount of change in the “Walkable Nodes” planconcept: The four alternatives, |
ranging from the least to the greatest degree of change were:

e DPolished Plan

e Linked Anchors/Medians

e Linked Anchors/Greenway
e Walkable Nodes
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Each of the preliminary alternative concepts were presented as a series of maps and
diagrams that represented pattern, transect, mobility, economic/social capacity, and
recreation/leisure capacity. All four reflected a seties of common ideas, including
that they would provide for a compelling long-term vision for the district, based on
community input and providing broad community benefit. As noted in the Issues
discussion, the alternatives also emphasized a commitment to avoid property down-
zonings or “takings,” and allowing for existing uses to continue. Finally, the
alternatives each focused on the district’s major opportunity sites, and were
grounded in the idea of practicality and financial feasibility.

In addition, certain ideas and components were consistent across all four concepts
including placemaking”, complete streets (i.e. streets accommodate pedestrians, bikes,
transit, and cars), emergency access, snow management, successful economy, and
signage and wayfinding.

1. Polished Plan Concept

The Polished Plan alternative would support focused incremental changes to
improve and upgrade existing properties within the study area, aimed at
improving visual appearance and function. Existing land use patterns would be
expected to remain mostly unchanged, and there would be limited investment in
new public facilities and infrastructure. The Polished Plan Concept is illustrated
in Figure 4-1.

2. Linked Anchors/Small Median and Roundabouts

Figure 4-2 shows the concept for the Linked Anchors/Small Median and
Roundabouts alternative. In this alternative, a modestly-sized landscaped median
would be installed along the length of Main Street, with roundabouts placed at
various intersections to smooth traffic flow. Main Street would be emphasized
as the connecting transportation link between the two major mixed use hubs
within the North Old Mammoth Road District and North Village. Other than
the median and roundabouts, limited change to land use or function would be
expected along the Main Street corridor, although additional definition would be
provided at the town entry with a major roundabout, sports/event park located
on the Town/County property, and Civic Center on the north side of Main
Street at Old Mammoth Road.

3. Linked Anchors/Greenway

Figure 4-3 shows the concept for the Linked Anchors/Greenway Alternative.
As shown in the diagram, the alternative is similar to the Small Median and

2 Placemaking” is the creation of places that attract people because they are well designed, pleasurable,
and have an interesting and animated mix of uses or other features.
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Roundabouts Concept described above, but provides a more substantial central
greenway along Main Street connecting the North Village hub and a “town
center” or downtown hub. The greenway, which might be up to 100 feet in
width, would include a multi-use path, and would allow for a large pedestrian
refuge area and safer street crossings. Moderate changes to land use and
development standards would occur at certain areas along Main Street,
particularly the area south of Main Street and around Center Street, which would
be emphasized more strongly as an extension of the mixed use downtown area at
North Old Mammoth Road. Similar to the Small Median alternative, there
would be a much more strongly defined town entry with a roundabout,
event/sportts park, and civic center.

4. Walkable Nodes

In this alternative, shown in the concept graphic in Figure 4-4, land use intensity
would be focused within a series of concentrated pedestrian-oriented areas or
nodes along Main Street. Most of the change would be focused around the east
end of Main Street, with more limited change west of Manzanita Road. Each
node would have a somewhat unique character and land use focus, and would be
focused around a central square or other public space. Traffic calming would be
provided via these central squares. The cross section of Main Street would be
changed substantially, with a narrowed right-of-way that allows for easier
pedestrian crossings, and would allow for increased pedestrian safety via a
narrowed Main Street, and substantial pattern and visual change to create a
traditional “main street” character. Because of the narrowed cross-section, more
emphasis would be placed on traffic reduction measures. These would include
internal trip capture (placing uses in proximity to one another so that it is not
necessary to travel outside of the area by car), providing new roads and shared
parking facilities, and expanding transit options to decrease cars and traffic.
Similar to the other alternatives, this alternative would also include a strongly
defined town entry with roundabout, event/sports park, and civic center.
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Recommendation 1.13. Buildings should be carefully sited so that shadows
are not cast on sidewalks and public open spaces during the winter midday. The
goal is to maximize sun exposure within the public realm between 10:00 a.m. and
2:00 p.m.

Recommendation 1.14. Ultilize stepped building massing at the rear and side
of commercial properties adjoining residential and open-space zoned parcels, to
provide more sensitive transitions between those uses.  Figure 5-25 illustrates
conceptual transitional building envelopes between different land use areas, and
compares them to those allowed under current zoning.

2. Placemaking

Recommendation 2.1.  Create an entry statement at Main Street and Old
Mammoth Road/Sierra Park Road that signals the entrance to Mammoth Lakes
and the downtown. This entry statement may include a roundabout, town
square, public art, landscaping, and signage, monuments, building placement
and/or other appropriate and attractive features.

Recommendation 2.2.  Design and architecture should be appropriate to the
use and scale of the structure, and quality design, landscaping, lighting, and
screening should be incorporated in all building design and site planning. Design
that conveys innovation and creativity and discourages architectural monotony is
encouraged.

Recommendation 2.3.  Architectural styles and materials suitable to the local
context and mountain community context of Mammoth Lakes should be utilized
in all buildings.

Recommendation 2.4.  Develop programs to encourage and incentivize
improvement and upgrade of existing properties, including signage and fagade
improvements, repainting and repair, and incorporation of landscaping and
screening in existing surface parking lots.

3. Mobility

a.  Street Network and Traffic Management

Recommendation3-1.-Recommendation 3.1. Provide vehicular and
pedestrian mid-block connectors to create a more finely-grained network of
streets and pedestrian routes that can connect neighborhoods and allow alternate
circulation routes.
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Recommendation3-2:Recommendation 3.2. Implement the new streets and
connectors shown in Figure 5-6 and Figure 5-7, including the following, subject
to additional traffic study and analysis:

e Thompsons Way, which provides access to the new Courthouse, and
which would be extended to the south to connect to Meridian
Boulevard.

e Sierra Nevada Road Extension.

e Commerce Drive connector from Sierra Park Road to the industrial
park_(emergency access only).

e Extension of Sierra Park Road from Meridian to connect with
Chateau Road and Mammoth Creek Road.

e New roads through the USFS property.
e Sierra Star Connector from Minaret Road to Callahan Way.
e (Callahan Way extension.

e Shady Rest Site connector roads, connecting from Center Street to
Tavern Road and Chaparral Way/Arrowhead Road.

e Waterford Street connection.

Reecommendation3-3:Recommendation 3.3. Implement roundabouts
instead of traffic signals where feasible. Possible locations for roundabouts
include the intersections of Meridian Boulevard and Main Street, and intersection
of Old Mammoth Road and Main Street. Further analysis shall be completed by
a traffic engineer to identify specifications for these roundabouts to determine
feasibility.

Recommendation3-4-:Recommendation 3.4. Traffic calming measures
should be incorporated into new and existing streets, particularly to reduce auto
speeds in areas heavily used by pedestrians and bicyclists, as well as in residential
neighborhoods, to improve safety and reduce the use of residential streets as cut-
through routes.

Reeemmendation3-5:Recommendation 3.5. Install signage and way finding
to improve traffic flow, reduce trips on Main Street and Old Mammoth Road
and safely direct pedestrians, bicyclists, and other users to their destinations.

b.  Street Design
Recommendation3-6:Recommendation 3.6. Narrow and reconfigure Main

Street to eliminate the existing frontage roads, and create a four-lane cross
section with a median, including turn pockets to allow safe turning movements.
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Recommendation3-7.Recommendation 3.7. All new streets should be
designed as complete streets, including pedestrian and bicycle facilities.

Minimum design standards shall be complied with to achieve safe separation of
cars, bicycles, and pedestrians.

Reecemmendation3-8:Recommendation 3.8. Limit curb cuts on arterial
streets, and consolidate existing driveways where possible. Garage entrances
should be minimal and not interrupt the pedestrian flow. All garage and
egress/ingtress access points must meet the MLFPD standards.

Recommendation3-9:Recommendation 3.9. Provide adequate street right-
of-way dimensions to move traffic in a reasonable manner, maintain adequate
response times and emergency access, provide on-street parking where feasible,
accommodate bike lanes_and landscape/“green” features, and promote a safe
and comfortable pedestrian environment.

Recommendation 3.10. Coordinate with MCWD and other utility providers

to consider opportunities for relocation of existing underground utilities in Main
Street.

¢. Parking

Recommendation3-10.Recommendation 3.11. On-street ~ public ~ parking
should be provided in commercial areas and along mid-block connector streets

where feasible._Traffic analysis and cross section studies will determine the most
appropriate on-street parking configuration(s).

Reeommendation3-1-Recommendation 3.12. Shared public and private
parking throughout the DNDP study area is encouraged. Potential locations for
shared public parking facilities are shown in Figure 5-20, above. Shared parking
facilities should be strategically located and designed to reduce the amount of
land dedicated to parking.

Reeemmendation3-12:Recommendation 3.13. Private parking for
commercial and lodging properties should be provided (in order of preference)
underground or understructure, or within surface parking lots at the rear or side
of the property. Surface parking in the front of properties should be strongly
discouraged.

Recommendation3-13-Recommendation 3.14. A  comprehensive  parking

management plan should be developed for the downtown area, which should:

e FBvaluate current parking ratios and determine appropriate standards for
mixed use areas and uses.
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e Determine strategies to achieve the most efficient use of public parking
spaces, such as metering, time-limits, and/or paid off-street parking.

e Determine appropriate sites for shared/joint use public parking facilities.

e Hvaluate the feasibility of underground parking structures (e.g. cost, etc).

d.  Bicycle and Pedestrian Facilities

Reeemmendation3-14-Recommendation 3.15.Require multi-use paths or
sidewalks to be provided in conjunction with all new development. Feet-first
infrastructure such as multi-use paths and sidewalks should be continuous
throughout the district.

Recommendation3-15-Recommendation 3.16. Conduct further assessment to
determine the most appropriate and safest locations for pedestrian and bicycle
crossings on Main Street.

Recommendation3-16:Recommendation 3.17.Provide bicycle parking in
publicly accessible areas throughout the DNDP study area, including at all
activity nodes, transit hubs, and public open spaces. Bicycle parking should be
evaluated alongside auto parking requirements and included in future
development projects where appropriate. Amenities for cyclists, such as showers
and locker rooms, should be encouraged.

Reeemmendation3-17-Recommendation 3.18. Provide for pedestrian and
bicycle connections to key access points and nodes that provide access to
surrounding public lands, and ensure appropriate signage and wayfinding for
those routes, consistent with the Trails System Master Plan, and sighage and
wayfinding program.

e.  Transit

Reeemmendatien3-18:Recommendation 3.19. Transit should be encouraged
and accommodated with necessary pull-outs, shelters, and signage, and safe and
convenient year-round access to transit stops should be provided.

Reeemmendation3-19.Recommendation 3.20.Transit should be improved
and enhanced to increase mode split and reduce the number of private vehicles
on the streets. Options such as an expanded gondola system and rapid bus
should be further evaluated and studied to determine feasibility; however, the
preferred plan—concept should be able to accommodate these types of future
transit infrastructure.
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Reecommendation3-20:Recommendation 3.21. Transit hubs and stops shall
be coordinated with areas of higher density and adequate parking facilities.

4. Snow Management

Recommendation 4-.1. Develop a detailed snow management strategy to
address snow storage and removal along Main Street, including clearing of
pedestrian facilities. The plan—strategy should address operations, maintenance,
and financing and be coordinated with Caltrans.

5. Parks, Open Space, and Recreation

Recommendation 5-1.Recommendation 5.1. Implement a  connected
network of open spaces throughout the DNDP study area. Conceptual locations

for parks, open space, and recreation facilities in the study area are illustrated in
Figure 5-26.

Reecemmendation5-2:Recommendation 5.2. Provide sports fields and an
outdoor event venue at the entrance to town, north of the schools and south of
Main Street (Town/County property). The schools should have convenient
access to the sports fields. Public parking, transit, and other amenities such as
restrooms, bleachers/seating, food and beverage purchase/service, picnic areas,
play equipment, information, and landscaping (e.g. shade) should be provided.

Recommendation5-3:Recommendation 5.3. Provide a patk/open space
area on the northwest portion of the Shady Rest site to preserve the wetlands
and riparian area and to provide community open space. Further analysis is
necessary to determine if active recreation is appropriate in this area, which
should be evaluated during the planning process for future development.

Recommendation5-4:Recommendation 5.4. Provide accessible pocket
parks and usable open space throughout the district to encourage walking and
enhance quality of life.

Recommendation5-5-Recommendation 5.5. Feet-first infrastructure and
trails should connect all parks, open space, and recreational facilities in the
DNDP study area. This infrastructure should be usable year round via walking,
hiking, cross-country skiing, snowshoeing, etc.

Recommendation 5.6.  Utilize the center median on Main Street as an
attractive open space area that is appropriately landscaped (vegetation and
hardscape) and maintained. The median shall function as a pedestrian refuge and
may include benches, public art, and signage and way-finding.
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‘ 6. Sustainability

Many of the U.S. Green Building Council’s Leadership in Energy and
Environmental Design Neighborhood Development (LEED ND) concepts are
incorporated into the DNDP recommendations. These include concepts for the
reduction of auto dependency, creation of pedestrian and bicycle networks, the
reuse of previously development sites in a more efficient manner, and proximity
to housing, jobs and schools. In addition, the following measures are
recommended to help to achieve sustainability goals.

| Recommendation-6-1.Recommendation 6.1. Sustainability measures should
be demonstrated in all development projects from construction to operation,
including measures such as incorporation of alternate energy systems, use of high
efficiency appliances and fixtures, incorporation of green materials and
construction methods, and other measures equivalent to those found in the
LEED-certification program.

| Reecommendation6-2:Recommendation 6.2. Future projects should
implement, to the extent feasible, measures aimed at improving water efficiency
feasibility studies and reducing water use, including:

e Plumbing new buildings for dual-use of potable and recycled or grey
water supply.

e Installing all irrigation plumbing systems to be completely separate from
potable service connections, and meet the State requirements for use of
recycled water for irrigation and water features supply.

e Utlizing US Environmental Protection Agency (EPA) Water Sense,
California Urban Water Conservation Council (CUWCC) best
management practices, and/or gray water dual plumbing to minimize
water demands.

| Recommendation 6-.3.: Conduct additional study to evaluate the feasibility of,
and if feasible implement, recycled water pipelines along Main Street to facilitate
eventual use of recycled water supply.

Recommendation 6-.4.: Evaluate the feasibility of, and if feasible develop a
program te—for developers to mitigate increased water demand by funding

retrofits of existing, non-water efficient projects.

| Recommendation 6-.5.: Limit impervious surfaces to the extent possible, to
allow the maximum area for natural infiltration and reduce stormwater flows.
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Recommendation 6-.6.: Integrated storm-water management techniques should
be incorporated into park, open space, and other landscaped areas to reduce
runoff, increase percolation, and treat on-site storm-water.

Recommendation 6-.7.: Infrastructure and future development should be
designed to be “geothermal ready” in anticipation of a future geothermal heating
district along Main Street.

7. Community Benefits

“For the successful and sustainable development of the community, each district should provide
different recreation and leisure opportunities, uses, facilities and activities. Each district should
add to and complement the community’s overall resort offerings and be programmed to serve the
community as well as increase midweek and shoulder season visitation” (General Plan page

24),

Table 5-1 identifies community benefits specific to the Downtown District and
explains why these are the identified community benefits, where the community
benefits are desired within the district, and the priority level for each community
benefit. For clarity, items that are typically required project features are listed in
the first part of the table.
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Table 5-1: DNDP Required Project Components & Community Benefits

Notes

Project Requirements Why Where Basis
1 Streetscape improvements e Improve aesthetic e  Main Street, General Plan
conditions Old
e Enhance pedestrian Mammoth
environment Road and
other
designated
retail streets
2 Public access improvements and e FEnhance recreation e Throughout General Plan
enhancements (e.g. mid-block experience district
connectors) e Support “feet first”
mobility
3 Affordable and workforce ¢ Enhance community e Throughout Municipal
housing livability and district Code/Housing Policy
affordability for
local workforce
4 On-Site Recreational Open Space ¢ Ensure livability and e Throughout Municipal Code 150 sf of indoor or outdoor
for Multi-family Residential Units access to open space district recreation space per unit
for residents required, per Code
5 Public Plazas e Enhance destination e Subareas 1 General Plan Large and/or strategically
resort character and 2 located projects may be
e FEnhance district required to provide at least
character one public plaza or other
public open space atea on-
site.
6 On-Site Surface Parking ¢ Ensure adequate e Throughout Municipal Code
parking for uses district
7 Street-Front Retail on Designated e Enhance destination General Plan

Streets

resort character

Enhance district
character

e  On designated
retail streets
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Community Benefits Why? Where? Notes
8 Anchor retail and entertainment e Enhance destination e Subarea 1 e Retail spaces designed and located to
uses resort character (Main Street accommodate an anchor retail tenant, or
e Create successful and Old entertainment use (e.g. movie theater).
shopping district Mammoth
Road and
vicinity)
9 Special event areas and plazas, in e Enhance destination e Subareas 1 e Sece 5 above.
excess of any number required. resort character and 2
e Enhance recreation
experience
10 | Underground on-site parking e Support attractive e Throughout e  Underground parking is desirable, and is more
facilities pedestrian-oriented district expensive to construct than surface parking
district.
e Support “feet first”
mobility
11 | Public and Shared Parking e Support successful e Throughout e Community benefit considered for provision of
Facilities commercial district district public parking spaces above the number needed
to serve project demand.
12 | Parks, sports fields and active e Enhance destination e Subarea 1 e Parks and open space considered as a
recreation facilities resort character (Town/ community benefit for acreage pdovided above
e FEnhance resident County Site) required minimum ratio.
and visitor e Subarea 3
recreation
experience
13 | Open space and passive e Enhance destination e Throughout e DParks and open space considered as a
recreational space resort character district community benefit for acreage provided above
e FEnhance resident required minimum ratio.
and visitor
recreation
experience
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Community Benefits

Why?

Whetre?

Notes

14

Convention and conference
facilities

Enhance destination
resort character
Enhance resident
and visitor
recreation
experience

e Subareal

15

Child care facilities

Enhance community
livability for local
workforce

e Throughout
district

16

Performance and cinema theaters

Enhance destination
resort character
Enhance resident
and visitor
recreation
experience

e Subareal

17

Arts, culture, and heritage facilities

Enhance destination
resort character
Enhance resident
and visitor
recreation
expetrience

e Subarea 1

Provision of arts, cultural, and heritage facilities

bevond those required for environmental
mitigation or bv code.

18

Snow play areas

Enhance destination
resort character
Enhance resident
and visitor
recreation
experience

e Subarea 4 and

5

19

Enhanced transit facilities

Support “feet first”
access

Support successful
commercial district

e  Main Street
and Old
Mammoth
Road
Corridor

Provision of transit facilities beyond those
required for environmental mitigation ot by
code.
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D. Next Steps

The concepts and recommendation provided in this report represent a well-
developed starting point for the further refinement and codification of the
Downtown NDP into a final “PlanConcept.” This refinement process will include
additional technical analysis and review to evaluate the ideas presented, determine
their feasibility and any potential “fatal flaws” and develop more detailed standards
and guidelines that can be-frame appropriate development standards. Next steps are
expected to include:

1. Conduct mobility analysis, in cooperation with Caltrans, including:

a. Traffic modeling of the townwide road network, that considers land
use and mobility system changes.

b. Study feasibility of a potential gondola line and preferred dimensions
and design of Main Street median.

c. Identify needed traffic system requirements and improvements,
including intersection and network improvements.

d. Analysis of pedestrian, bicycle and parking facility needs within the
Main Street corridor.

2. PAOT and PIEC analysis, including reporting by district for the Downtown
NDP study area.

3. Additional meetings and coordination with partner agencies, including
Caltrans, USFS, MCOE, MUSD, and others as needed, to discuss feasibility
of property development concepts.

4. Compile and report analysis outcomes to the Planning Commission and
other Commissions, and to the Town Council for input and direction.

5. Based on Planning Commission and Town Council approval, develop and
codify standards as part of the Zoning Code Update effort, including
required CEQA analysis.

E. Phasing and Implementation Concept and Considerations

This section highlights some of the phasing and implementation tasks that may be
necessary to enact the recommended DNDP Concept. This task list is preliminary
only, and will be subject to change and refinement as the components of the DNDP
concept are refined. Some of these tasks are more complex and time intensive, such
as negotiating with the USFS regarding disposition of USFS lands (C.1), than others.
As shown in the table, ongoing coordination and partnership with other agencies and
organizations, including Caltrans and others, will be critical._Outreach to Main Street
property and business owners is also an important ongoing part of this process.
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Table 5-2: DNDP Implementation Tasks

Responsible Term
Description of Task : 2-5 5+
Agencies 1year
years years
A. Main Street Right-of-Way
1 | Complete analysis of potential right-of- | Town, Caltrans
way, real estate, existing infrastructure,
and operations/maintenance transfer(s), v
including snow management, needed to
implement the DNDP
2 | Evaluate the cost and feasibility of | Town, Caltrans
Caltrans relinquishing Main Street right- v
of-way to the Town
3 | Negotiate with Caltrans regarding the | Town, Caltrans v v
disposition of Main Street right-of-way
4 | Create a policy regarding disposition of | Town, Caltrans v
any excess Main Street right-of-way
C. Civic Center Complex
1 | Negotiate ~ with ~ USEFS  regarding | Town, USEFS
disposition of USFS lands, including RV v v
Park
2 | Amend the General Plan to allow for the | Town, USES,
Civic Center Complex on USFS lands | County, Hospital v v
outside of UGB if needed
3 | Create and adopt a master plan for the | Town, USFES, v v
Civic Center Complex on USFES lands County, Hospital
4 | Create and adopt a master plan for the | Town,  County,
current Civic Center site (sports | MUSD, Hospital, v 4
field/event venue site) USFES
D. Shady Rest Tract (Subarea 3)
1 | Update the Shady Rest Master Plan to be | Owner/developer
consistent with the DNDP of Shady Rest v v
Tract, Town
E. Mobility
1 | Prepare a pedestrian and vehicle access | Town,  Caltrans,
management plan ESTA, MMSA, v
MLTPA
2 | Analysis of alternate transportation | Town, ESTA,
system feasibility and mode split impacts, | MMSA
including associated cost (e.g. gondola v
system, rapid buses, new transit stops,
and others)
3 | Prepare a detailed snow management | Town, Caltrans,
implementation plan for the DNDP | ESTA, MMSA
study including  operations, v

area,
maintenance, and financing

108




Downtown Neighberheoed BistrictPlanConcept for Main Street
Chapter 5: Preferred Plan-Concept

redevelopment agency (RDA)

Responsible Term
Description of Task . 2-5 5+
Agencies 1year
years years
Complete parking opportunity site | Town, Caltrans,
survey and district utilization study | ESTA, MMSA v
including  parking demand, shared
parking, and financial feasibility
Prepare a pedestrian and vehicle signage | Town,  Caltrans,
and wayfinding plan for the DNDP | ESTA, MMSA, v
study area MLTPA
Complete the Mobility Plan that will | Town, Caltrans,
detail the circulation system and street | MLFPD, ESTA, 4 v
sections MLTPA
. Implementation
Complete CEQA and adopt the Trails | Town, USES, v
System Master Plan MLTPA
Complete CEQA and adopt the Parks | Town, USES, v v
and Recreation Master Plan MLTPA
Complete CEQA and adopt the Mobility | Town, Caltrans,
Plan MLFPD, ESTA, v v
MLTPA, USES
Develop a DNDP Facilities and Facilities | Town
Financing Plan including a v v v

Build Momentum: Short Term Actions

A series of affordable implementation components that will showcase the benefits of

the Concept, beginning as soon as possible and continuing at closely spaced
intervals, is important to represent affordable “wins” for the community. As many
have suggested, building the new Main Street cross section as the first phase of

Concept implementation would be the most desirable and practical; however,

additional analyses and coordination, as described above, must be completed before

this can occur. There are a range of action items that can be implemented in the

near-term, to build eatlv momentum for a revitalized Main Street:

e Implement pilot projects, including temporary conversion of selected
frontage road segments into attractive pedestrian walkabout and gathering

Spaces.

e Install wayfinding and informational signage.

e Install a message/gateway marker.

e [Establish a design palette and begin installation of street furniture like

benches, lighting, trash cans, and planters.
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e FEncourage aesthetic upgrades through simple improvements like installing
“twinkle” lighting, seasonal banners, and national flags, refreshing
landscaping, and improved property maintenance.

e Implement a focused public art installation program along the Main Street
corridor.

e Develop and build support for alternative snow removal/management
options and programs.

e Provide additional transit service and shelters/stops.

e Develop and implement a special events program.

e Develop financial and/or other incentives for commercial propert

enhancements and improvements consistent with the Concept.

e Partner with agencies and others to achieve positive short term

improvements:
O Caltrans: Improve pedestrian crossings to be safer, install signals

where appropriate, and restripe Main Street to test new cross section

(bike lanes, center median, and on-street parking).
0 MCWD: Enhance existing irrigation systems to be more water

efficient.

0 SCE/HSEF: Upgrade existing lighting.

0 ESTA/MMSA: Implement a pilot project for a rapid bus system and
downtown transit hub, and improve existing bus shelters.

O Mono County: Improve the existing Civic Center site through

signage, landscaping, benches, attractive fencing, or other means.

0 Mono County/Hospital/ESTA/Administrative Office of the Courts
(AOCQ): Utilize the future Courthouse parking lot during off-court
hours to test feasibility of a special event public parking facility in

that location.

Financial Considerations

Many questions and concerns have been raised about the financing of the DNDP
Concept and the potential burden on public funds and on property and business
owners. Financial feasibility analyses are vital to implementation of the Concept and
will be completed as part of the next steps in implementation. These analyses will
evaluate costs of maintenance, such as hauling snow, road and landscape upkeep,

and costs of public facilities, such as sports parks/event venues, parking structures

gondolas, and others. Results from financial feasibility analyses will be presented to

the Town Council and public for review and consideration prior to implementation.
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